
2013 Annual Threshold Review Recommendation  

and Consideration of Geographic Scoping 

Site-Specific Amendment 
 

Overlake Investors 

 

Staff recommendation: Recommend not including the Overlake Investors CPA in the 

2013 annual CPA work program. If the proposal is included, do not expand the 

geographic scope of the proposal. 

 

Application Number:    13-106273 AC 

Subarea:    Bel-Red 

Original Addresses:    1835 116
th

 Ave NE 

Applicant(s):    Overlake Investors LLC 
 

PROPOSAL 

This privately-initiated application proposes to amend the map designation on a 0.8 acre 

site, from BR-ORT (Bel-Red Office/Residential Transition) to BR-CR (Bel-Red 

Commercial/Residential). The applicant has also submitted a concurrent rezone 

application. See Attachment 1. 

 

REVIEW OF STAFF RECOMMENDATION 

Staff recommends not including this Comprehensive Plan amendment application in the 

2012 work program. Given that the current Comprehensive Plan designation has been in 

effect only since 2009, recent economic conditions are not a significantly changed 

condition relevant to a permanent site-specific Comprehensive Plan Amendment. The 

potential for Sound Transit operations and maintenance facility to displace Bel-Red 

capacity, is currently a proposal under review, and is not a significantly changed 

condition relevant to a site-specific CPA. 

 

BACKGROUND 

This privately-initiated application includes vacant property on the west side of 116
th

 Ave 

NE (between 116
th

 and 115
th

 Ave NE). The site was occupied by four single family homes 

which were demolished some time before 2005. A medical office building had previously 

been proposed for this site. 

 

The entire Bel-Red subarea, including the subject area, was reviewed during the Bel-Red 

planning process in 2006-2009, which resulted in a new subarea plan and comprehensive 

new zoning categories for the entire subarea. The subject site was previously zoned 

Office (O). During the Bel-Red planning process, the area’s zoning was changed from O 

to BR-MO (Bel-Red Medical Office). The new BR-MO zone allows for hotel-type and 

senior living facility residential uses, medical equipment manufacturing, a range of 

services including professional medical services, heights up to 70 feet, and density of up 

to 1.0 FAR (floor area ratio). This newer zone allows for greater density and development 

potential than the previous Office designation. If the CPA were adopted the site could 

then be rezoned to allow Bel-Red commercial redevelopment at an intensity of up to 2.0 

FAR, while limiting professional medical office square footage to a maximum 20,000 s.f. 

 



THRESHOLD REVIEW DECISION CRITERIA 

The Threshold Review Decision Criteria for an initiated Comprehensive Plan Amendment 

proposal are set forth in the Land Use Code Section 20.30I.140.  Based on the criteria, 

Department of Planning and Community Development staff has concluded that the 

proposal should not be included in the annual CPA work program. 

 

This conclusion is based on the following analysis: 

 

A. The proposed amendment presents a matter appropriately addressed through the 

Comprehensive Plan; and 

 

The appropriate land use designation on a specific site or sites is a matter 

appropriately addressed through amendment of the Comprehensive Plan. 

 

B. The proposed amendment is in compliance with the three-year limitation rules set 

forth in LUC 20.30I.130.A.2.d; and 

 

The three-year limitation does not apply to this proposal to amend the site 

designations.  The sites have not been examined since the 2009 Bel-Red Subarea 

Plan was adopted. 

 

C. The proposed amendment does not raise policy or land use issues that are more 

appropriately addressed by an ongoing work program approved by the City Council; 

and 

 

An option for the Threshold Review recommendation that Planning Commission can 

consider is to direct this application to the implementation review process in Policy 

S-BR-85: 

 
POLICY S-BR-85. Monitor and assess the implementation of the Bel-Red Subarea Plan 
and make adjustments to assure success of providing affordable housing, parks and open 
space, a mix of uses, and other aspects of the Bel-Red vision. A review of the 
implementation of the Bel-Red Subarea Plan should occur approximately five years after 
the Plan’s initial 2009 adoption and periodically thereafter. 

 

D.   The proposed amendment can be reasonably reviewed within the resources and 

timeframe of the Annual Comprehensive Plan Amendment Work Program; and  

 

The application can be reasonably reviewed within the resources and time frame of 

the current Annual Comprehensive Plan Amendment Work Program. 

 

E. The proposed amendment addresses significantly changed conditions since the last 

time the pertinent Comprehensive Plan map or text was amended.  Significantly 

changed conditions are defined as:  

 

Significantly changed conditions.  Demonstrating evidence of change such as 

unanticipated consequences of an adopted policy, or changed conditions on the 

subject property or its surrounding area, or changes related to the pertinent Plan 



map or text; where such change has implications of a magnitude that need to be 

addressed for the Comprehensive Plan to function as an integrated whole.  This 

definition applies only to Part 20.30I Amendment and Review of the 

Comprehensive Plan (LUC 20.50.046); and 

 

The proposal does not address significantly changed conditions. 

 

The Bel-Red Subarea Plan (2009) facilitates redevelopment at various densities in 

Bel-Red node and edge locations.  The applicant suggests adopted Bel-Red Subarea 

plan policy did not anticipate the severe economic downturn and its effect on 

forecast redevelopment growth in Bel-Red. Economic conditions that constrain 

medical office development in the Bel-Red Subarea or in the Bel-Red Medical Office 

zone designation (BR-MO) are not a significantly changed condition relevant to a 

site-specific Comprehensive Plan Amendment. The applicant also suggests a 

potential nearby Sound Transit operations and maintenance facility would displace 

Bel-Red capacity and thus require this site to make up the difference. Even if this 

were the case, the situation is premature based on the fact that Sound Transit has 

not yet made a location decision for this facility. This is not a significantly changed 

condition relevant to a site-specific CPA. 

 

The economic downturn is not focused just on Bel-Red but affects the entire city and 

is part of a global condition. The Comprehensive Plan anticipates variation in the 

rate of community growth over the long term. 

 

The extent of the economic downturn is not a significantly changed condition on the 

subject property or its surrounding area. The adoption of the Bel-Red Subarea Plan 

and its growth forecasts does not evidence that BR-MO intensities are insufficient 

for this area of Bel-Red. 

 

The existing BR-MO zoning was just applied in 2009, represented a significant 

increase to building intensity, and was applied to a large, contiguous area. The 

subject site sits deep within this area. Because of this, changes to the BR-MO would 

be necessarily part of an extensive review process. Although the city will engage in 

the five-year review of the Bel-Red Subarea Plan starting in 2014, it would be very 

early in the timeline of the new Bel-Red Subarea Plan, and there is no clear evidence 

that circumstances warrant such review for BR-MO. 

 

F.    When expansion of the geographic scope of an amendment proposal is being 

considered, shared characteristics with nearby, similarly-situated property have been 

identified and the expansion is the minimum necessary to include properties with 

those shared characteristics; and 

 

Expansion is not being considered. 

 

The site is located almost in the center of a 90-acre swath of a BR-MO zoned area 

which extends from SR 520 to NE 12
th

 St. and from I-405 to the former BNSF right-

of-way. There is essentially no boundary line at which to stop consideration of the 

expansion of geographic scope to include this entire BR-MO zoned area. 



Contemplating such a large area for amendment is more appropriately done through 

the Subarea review process. 

 

G. The proposed amendment is consistent with current general policies in the 

Comprehensive Plan for site specific amendment proposals.  The proposed 

amendment must also be consistent with policy implementation in the Countywide 

Planning Policies, the Growth Management Act (GMA), other state or federal law, 

and the Washington Administrative Code (WAC); or 

 

Preliminary analysis suggests that this request is likely inconsistent with policy 

implementation in the CPPS and GMA for urban growth areas development.  

 

Staff believes the proposal will likely prove inconsistent with current general policies 

in the Comprehensive Plan that focus opportunities for the Bel-Red Subarea Plan to 

develop a sustainable urban development pattern that reshapes the future of the 

Subarea. 

 

If the proposed amendment is included in the annual work program additional 

analysis will be conducted prior to determining whether this request is fully 

consistent with all applicable and specific policies and regulations. 

 

; and 

 

H. State law requires, or a decision of a court or administrative agency has directed such 

a change. 
 

State law or a decision of a court or administrative agency has not directed the 

suggested change. 

 

PUBLIC COMMENT 

 

No public comment has been received as of April 18, 2013. Several property owners in 

the vicinity of this site have made telephone inquiries about its status. 

 

ATTACHMENTS 
1. Application materials 

2. Site map 
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